
MINUTES OF REGULAR MEETING HELD FEBRUARY 28, 2023

Pursuant to rules of Council of the Town of Westfield, the members thereof convened in regular 
session Tuesday, February 28, 2023, at 8:00 p.m.

Mayor Brindle made the following announcements:



[Remarks from Councilwoman Habgood]
[As you may recall, the sewer fee was raised in 2020 in order to bring the Town



These actions follow a lengthy and very public series of legislative steps that have led us to this 
point, which began with the June 2020 designation of train station parcels as areas in need of 



For those concerned that there hasn



housing units. If anyone is interested in getting on a wait list for affordable units which have been
constructed, pre-applications can be filled out at www.affordablehomesnewjersey.com.

The Town Administrator thanked Don Sammet, Town Planner for his hard work and dedication 
and that Westfield is lucky to have Don as affordable housing compliancy is very complicated 
and takes great accuracy to make sure the Town is receiving the most credit in the smartest way. 
With the help of Jon Drill, Affordable Housing Attorney and Don Sammet, the Town of 
Westfield is in very good shape with keeping in compliance and also keeping up with the rules 
and regulations. 

Lord & Taylor/Train Station Redevelopment

The following presentation was given by the Steve Mlenak, Redevelopment Attorney, Bob 
Powell, Financial Advisor, and Matthew Jessup, Redevelopment Bond Counsel. 

Mayor Brindle introduced the Steve Mlenak, Redevelopment Legal Counsel, Bob Powell, 
Redevelopment Financial Advisor, and Matthew Jessup, Redevelopment Bond Counsel and 
expressed her gratitude for their hard work and efforts that have been put forth into this project, 
in addition to the many other individuals who have been an integral part of the top-tier team of 
professionals.

http://www.affordablehomesnewjersey.com


Steve Mlenak spoke about the next steps in the redevelopment process for the One Westfield 
Place project which started in 2020 when a conditional designation agreement was entered into 
with HBC | Streetworks. That agreement kick-started the pre-development activities in which the 
parties would cooperate together and come up with a plan that satisfies and meets the goals and 
objectives of not just the Town



Steve provided a recap of the project and explained there are three different zones in this project.
The West Zone has five different components that make up the zone.

Next, Steve explained the North and South Zone components which include residential lofts, 
office and retail space, and parking garages. 



The project also includes many significant public improvements that are integrated as part of the 
redevelopment which makes this unified, cohesive zoning project for the whole central nervous 
system of the rail line that connects the North and South of Westfield. These improvements 
include the Town Square, two public parking garages, upgraded technology for parking, traffic 
congestion mitigation, upgrades to the roadways, streetscape improvements, enhanced pedestrian 
walkways, and environmental upgrades. Steve mentioned all together these are very significant 
public improvements that would only happen as part of this redevelopment project.

Steve discussed the Redevelopment Agreement that is on the agenda tonight to be voted on. The 
agreement memorializes the public-private partnership with redevelopment and governs the terms
and obligations of the developers agreeing to and undertaking this project. This designates HBC | 



Streetworks as the developer for the properties. It also describes the project that is being 
undertaken that the Town is agreeing to and attaches the concept plans, the renderings, the design
manual. It establishes the administration and communication mechanisms for how the 
redevelopment is going to operate. This redevelopment is going to be years in the making. 
During those years there are going to be administrative processes that need to be understood and 
this agreement sets the standards for such. It incorporates all other agreements along with the 
financial agreements, Public Improvement Construction Agreement, and Public Improvement 
Financing Agreement.

Steve explained the overall structure of the agreement. This project has eight separate urban 
renewal entities all affiliated with HBC | Streetworks. This is a very common mechanism for how
redevelopment projects are undertaken, especially when there are multiple buildings and 
components. On the agenda tonight is also the introduction of ordinances for financing terms and 
special assessments. Those are also broken down into eight separate entities. The financial 
payments start upon completion and they're going to start all at different times because of the 
schedule of this proposed project.



Steve discussed transfers that are prohibited by the RDA. Within the agreement there are 
regulations that limits HBC | Streetworks to sell the properties and underlying the project to sell 
the majority of their membership interest in their entity or to sell control of their entity. This is 
done not only in the RDA but also in the declaration of covenants that will be recorded with the 
County Clerk, putting all future owners or transferees on notice that there is a prohibition under 
the redevelopment agreement. Other than permitted transfers or transfers that this governing body
approves in the future they are strictly prohibited, and any transfer would be a default.



With respect to the project itself, the redevelopment agreement attaches several exhibits that will 
collectively make up the concept plans. The concept plans set forth the design guidelines and 
standards.

In terms of the construction schedule, Steve



The RDA includes the sale of portions of property on the North side of the train station and the 
South side. The North side is approximately .22 acres. The South side is approximately 2.045 
acres. The RDA sets forth a lot of general conditions that have to be met before the Town sells 
the property. HBC | Streetworks cannot be in default, and most importantly, they have to 
demonstrate to the Town based on a current project budget that they have the resources to come 
up with the equity necessary to complete the project and also have the construction financing 
with a reputable lender to finance the portion that they are not going to bring to the table 
themselves. Notwithstanding those general obligations, each of the North and South have specific
obligations or conditions that need to be met before the Town is going to sell them the property. 
An independent appraiser was brought in to verify the fair market value of the lots which is 
roughly $10.6mm for the lots. The appraiser undertook the evaluation using two different 
methodologies and blended them together to get the number. The Town and HBC | Streetworks 
negotiated and feel the number should be the higher of those two methodologies and results in a 
price of $11.1mm

The Redevelopment Agreement requires adherence to traffic and parking reports. It requires that 



Prior to any of the eight components obtaining a building permit, HBC | Streetworks is required 
to produce and have an approved construction plan. That plan has to provide for traffic and 
detour plans, stemming from the construction and has to provide for detailed construction staging
and importantly it has to provide a mitigation plan for any commuter parking that is anticipated to
be lost. 

Additionally, the Redevelopment Agreement sets forth various requirements of the project 
including the affordable housing component which the Town did build in a provision that if the 



project ever decreases in the number of units being provided, if that results in a loss of affordable 
units in the multifamily buildings that they must replace that with workforce housing. There are 
requirements built in for the age -restricted housing, affirmative action, small business 
requirements to provide programs for contractors, green project features and maintenance of 
construction sites.

With respect to the public improvements, it was critical that these public improvements be done 
in a unified way together with the private improvements because that's how they were designed, 
and that's how they should be developed, and they integrate with one another. To do that is a 



Specifically with respect to the PICA, the Town maintains complete control of these public 
improvements both as to the design, and throughout the process of constructing the public 
improvements. It obligates the redeveloper to obtain sealed bids from general contractors, at least
three sealed bids for each subcontractor, which must be paid in prevailing wage. Each of the 
contracts with the general contractors have to be under a guaranteed maximum price contract. 
Finally in terms of further protections the Town has built in its right to have an owner's 
representative for each of these construction projects, overseeing the construction and being the 
eyes and ears of the Town and the cost of that was built into the PICA.

 
Bob Powell, from Nassau Capital Advisors spoke on the financials of the project, especially the 
PILOT. The project is a substantial financial undertaking, the total projected cost of this 
development is about $383mm. Of that amount of money that will have to be raised privately, a 
substantial part of that will be borrowed as debt while another $100mm plus of the project will be
provided from developer equity and private capital. Mr. Powell explained that his office was 



asked to provide for the benefit of the governing body and the public, underwriting of the project 
financially. Similar to the type of underwriting that will go on by lenders and equity partners for 
the developer to determine the feasibility of the project and its level of profitability if the private 
capital is put to work. Nassau Capital had previously prepared a series of financial analyses of 
this project and continues to review various financial information that is involved in the project. 
Mr. Powell explained the process of doing that financial analysis involves looking at a series of 
data inputs that go into the project, the detailed development costs, projected rents for market rate
and affordable apartments, the estimated operating costs that has to be paid before there's any net 
income to the developer and the sources and uses of funds that will be obtained to pay for the 
development cost. This analysis also requires a series of detailed assumptions about increases in 
rental income, projected vacancies, and operating expenses over a holding period.

Mr. Powell reviewed the standard terms of the PILOT agreement under the long-term tax 
exemption statute. The term of the PILOT is typically 30 years. The PILOT agreement provides 
that in lieu of conventional taxes, the project pays an annual service charge. That annual service 
charge is actually a very simple standard from an accounting point of view. It's a charge that's 
based on annual gross revenues of a rental project. It's the top line on a rental project. It's the 
gross rents, the parking fees, the fees that are paid for vending machines, laundry rooms or 
whatever other fees the developer has collected before any operating costs are deducted. That's 
the annual gross revenues. There's not a lot of complicated accounting needed to be done to 
determine what the annual gross revenues are. They just need an audit every year and that is 
required under the agreement. The PILOT also requires in this case because of the statutory 
provisions that it is part of the payment that the developer makes, it has to pay land taxes, full 
land taxes on the properties that are subject to the agreement, based on just the assessed value of 
the land that's being developed, but not the improvements. There will be two components to the 
payments, there will be a total PILOT payment within which the developer will get a credit every
quarter for the land tax payments that it has to make on each of the parcels. Those land tax 
payments are property taxes. They're divided among the municipality, schools, county, and 
library. With respect to the PILOT portion of these payments, the statute is 5% of them being 
paid over to the county and 95% go to the municipality and the security for PILOT payments are 
similar to tax payments. They are secured by a lien on the property and subject to the property 



Mr. Powell discussed the PILOT agreement that is before the Council and explained it is going to
provide these terms, namely for the first five years 13% of annual gross revenues that goes to 
14% of annual gross revenues in years six through fifteen, and then for the last fifteen years 15% 
of annual gross revenues.

 
Mr. Powell discussed the summary of projected revenues based on the full development and 
stabilization of all eight urban renewal entities that would be formed are presented on the slide. In
2030 there is an expectation that all of the improvements will be stabilized and built. In 2030, 
expect that all of the components of the URE



 
Nassau Capital Advisors were asked to determine if the project would be financially feasible if it 
were subject to conventional real estate taxes and if that analysis indicates, if the project were not
financially feasible, if subject to full real estate taxes, Nassau Capital Advisors were asked to 
recommend the most appropriate structure and payment schedule for the PILOT that would 
provide for financial feasibility to the developer and maximize the financial benefits of the 
PILOT to the Town. 

In order to do this financial analysis, Nassau Capital Advisors employed strategies and research 
that are virtually identical to the underwriting process that banks and equity investors use when 
they are considering funding a real estate project. These include land acquisition costs, estimated 
hard costs, soft costs, projected rental rates for the various property approvals, vacancy rates in 
the office space, operating costs, and the return on equity. Developers can typically borrow 60% 
of the cost and the other 40% must be provided by the developers.



 
Nassau Capital Advisors looked at rental rates for new office space to determine what's the 
appropriate rates to project for this project. 

For residential projects, Nassau Capital Advisors looked at a series of what is considered to be 
comparable higher end residential projects in the submarket. They also looked at five other 
comparable projects in the area where the amenities were comparable but not quite as nice as 
what's being built at One Westfield Place. 



There are many different comparable retail rental projects. Many leases are being signed in this 
part of New Jersey. Location is very important. 

An additional financial variable that drives profitability in a rental project are two other factors 



 
Projected non tax operating expenses is another important factor. Non tax operating expense is all
the costs of running an apartment building, except taxes. This is insurance, personnel, 
landscaping, repairs, and maintenance. All of those costs are paid out of gross rents, before the 
landlord gets to put any money in their pocket.

 
One of the final issues that Nassau Capital Advisors had to look at was the interest rate on the 
permanent loans that would be taken down to fund this project. There are two parts of the 
financing for most real estate projects. There's the development phase loan, which is the riskiest 
part and then the plan if the project is successful when the project gets built is a long-term loan to
not only pay off a construction loan but fix the right rate of 10 or 15 years.



The worksheets that Nassau Capital Advisors drafted with the IRR - Internal Rates of Return is 
the standard used to measure financial feasibility. There needs to be an internal rate of return of 
about 10% in order for the project to be financially feasible.

 
Mr. Powell provided a summary of Nassau Capital Advisors conclusions. If the project is subject 
to conventional taxes, the internal rate of return would be approximately 7.4%. If the same 
project with only one difference in assumptions is subject to the PILOT agreement the rate of 



 
The additional benefit of the PILOT agreement beyond having the project getting built is the 
financial revenue that will be generated by the project over the period of time. It will generate an 
excess of $213mm or a little over $7 million per year before any of the debt service to the Town.

 
Matt Jessup, Redevelopment Bond Counsel, spoke about the issuance of bonds for the project. 
The eight urban renewal entities have collectively filed an application for a tax abatement. That 
application has been submitted to the Mayor and ultimately the Mayor pursuant to the long term 
tax exemption law provided a letter along with the application to the Governing Body, 
recommending that the Governing Body favorably consider the application. There is a resolution 
on the agenda tonight for consideration that would approve the application which again is a 
requirement under the long-term tax exemption law before it can move forward to memorializing 
the terms of the PILOT or the annual service charge that is requested in the application. Financial
Agreements are the documents that memorialize the term of the PILOT, which would be with the
Town and in this case, each of the eight urban renewal entities. The entities are paying a PILOT 



on the improvements only. The term is 30 years, which is standard in New Jersey for financial 
agreements of this type for these projects. Each term commences upon certificate of occupancy 
for that particular project. The eight projects are going to be coming online at different times 
beginning in 2027, under the current timetable, and then spread out over a couple of years during 
the ramp up. While there are eight financial agreements with eight different UREs, the terms are 
all the same. The PILOT is 13% of annual gross revenues in the first five years, 14% for the next 
in years 6-15, 15% for the last 15 years. Annual gross revenue is just that. This is not a 
percentage of the profit of the developer. While the Town wants the developer to succeed 
because the Town wants the project to succeed, the PILOT is not relying on profit. It relies on 
gross revenues. When these entities make that PILOT payment they get a credit against the 



The Redevelopment Agreement also has a provision in it regarding net profits and excess net 
profits. Excess net profits, if any are paid over to the town, as an additional annual service 
charge. Importantly, one of the provisions is a lien on the property. A first municipal lien is ahead
of any other non-municipal lien including the construction of buildings. It's subject to foreclosure
by the town and the town owns a lien in six months or by a private purchaser years later. 

In addition to the financial agreements you have for consideration, Matt explained there is a 
special assessment agreement for the eight separate urban renewal entities. The Town is imposing
a special assessment on each of those properties and projects pursuant to those agreements. The 
reason the Town is doing this is the Town is going to be issuing bonds and proposing issuing 
bonds to fund public improvements in three tranches when those bonds get issued are very tight 
in sequence to the project being constructed by Streetworks. The Town can't issue the first set of 
bonds until certain progress has been made by Streetworks on the West Zone. Nonetheless, that 
bond issue for the North parking garage will be issued by the Town prior to PILOTs from the 



West Zone being fully online and paid in an amount sufficient to pay that service on those bonds.
That issue is solved in two ways. First, those bonds are capitalized interest, whether it be interest 
funded to pay debt service for the first three years. And second, the special assessment. If 
PILOTs come online later than expected because of construction problems, if PILOTs come on 
line slower than expected because the rent up period takes longer than expected, if the rental rates
are not valid, if any of those things happen, and the PILOT isn't sufficient to pay that service on 
the bonds, the special assessment kicks in to cover the shortfall and the redeveloper has to make 
that payment in lieu of paying whatever the initial delta on the PILOT would have been. The 
special assessment on the five West Zone projects will secure debt service on the Northside 
parking garage bonds. The special assessment on the three North and South Zone projects will 
secure debt service due on the South parking garage bonds and the remains are the third tranche 
of public improvement bonds. These special assessments do have the opportunity to terminate 
because of the success of the project.

The measuring periods for determining whether a special assessment to do is going to be done 
twice per year, four months before each debt service. The Town is going to look at cash that's 
already been received versus debt service due four months later and if there is a shortfall, the 
special assessment payment has to be made three months ahead of debt service on the bonds. 
Like the financial agreement on the PILOT, the special assessment payments are a municipal lien



Finally, Matt explained the bond ordinance on first reading that authorizes the issuance of not to 
exceed $57mm in general obligation redevelopment area bonds to fund the public improvements. 
The town is not issuing any of these bonds today or issuing these bonds next month, or even a 
year from now. The first series of bonds can't be issued by the Town until Streetworks meets 
certain milestones on the West Zone to ensure that the project is up and running. There are 
approximately $54mm of public improvements. These improvements are funded from the $8mm 
Streetworks cash contribution, which comes in before the Town can issue any bonds. The bond 
ordinance is effectively a not to exceed amount. In the event one or more of the costs come in 
higher than anticipated, which certainly can happen. The Ton is devoting up to 80% of the first 
year stabilized PILOT in debt service to pay for those public improvements. The Town is looking
to issue approximately $43.7mm worth of bonds. Taking advantage of the Town AAA credit 
support which does allow the interest rate to be as low as possible, which allows for more PILOT
revenue to be available for other Town purposes. The interest rates today are in the low to mid 
3% range. The Town is only borrowing the amount necessary to complete those improvements 







Town Council Comments

Councilwoman Root asked if the town could issue RABs that are not backed by the full faith and 
credit clause?

Matt Jessup explained Redevelopment Area Bonds can be issued with essentially one of three 
different or combinations of three different securities behind them. One is the full faith and credit
of the underlying municipality which is being proposed here. One is bonds that are secured solely
by PILOT payments being made by the developer. And the third is special assessment payments, 
not in the form that the Town is using them but often in a more traditional recurring payment 
scheduled like a PILOT that is meant to be used to pay the debt service on the bonds. Any one or 
more of those three can be used under the RAB law to secure bonds. The issue with bonds 
secured solely by PILOTs or solely by special assessments is that in New Jersey, there is no 
defined market to go out and sell those bonds the way a town does to fund general capital 
projects. As a result of that, buyers are scarce and interest rates are high. So, in a circumstance 
like this, where one of the greatest assets is the Town



Matt Jessup stated that for the special assessment to burn off and there has to have been three 
consecutive years of achieving 115% or better debt service coverage. If that is missed at any 
given point, the clock starts over. While it is hoped and expected, that the model bears out that 
special assessment will burn off relatively quickly because that 115% turns to 150% very quickly
and turns to 200% very quickly. If they never achieved that, the special assessment sits there 
forever for the life of the bonds. That's not something anybody wants because the project as it is 
built is intended to be far more successful than that, but if that were to be the case then the special
assessment would continue to say out there as an additional protection for the Town.

Councilwoman Habgood commented that this is not in addition to the fact that the bond has been 
never issued until a very long list of tasks are met related to the construction of the West Zone 
and also related to the amount of money that the redeveloper has already invested in the project. 
It is a lot of money, time, and evidence that the Town will have before even contemplating taking



that a standalone West Zone project undertaken by HBC | Streetworks subject to conventional 
taxes without anything being built on the North & South Zones would be successfully built. Mr. 
Powell



Councilman Parmelee disagreed with Councilman LoGrippo comment on residents paying more 
of the school taxes and agrees with the Mayor



Advertised returnable this evening.

Hearing no comments, Mayor Brindle declared the hearing closed.

GENERAL ORDINANCE NO. 2023-05
AN ORDINANCE AMENDING THE PROPERTY MAINTENANCE CODE OF THE TOWN 
OF WESTFIELD

Advertised returnable this evening.

Hearing no comments, Mayor Brindle declared the hearing closed.

GENERAL ORDINANCE NO. 2023-06



                      Root
          Mayor Brindle

An ordinance entitled, 



Frank Fusaro, 422 Stanley Avenue - Asked the Mayor, Council, and professional team to reduce 
the $210mm number to reflect the debt service since it has been mentioned several times and 
does not include the debt service to equal $140mm. Mr. Fusaro commented on the volume of 
documents that are being discussed and were provided to the public approximately three days ago
on Saturday afternoon. He further commented on all of the documents, including all addendums 
and exhibits is over 1,500 pages, 408 pages of which is the Redevelopment Agreement. He is 
assuming that every council person has had the time to read the entire 408-page Redevelopment 
Agreement in three days. He is also perplexed as to how the Redevelopment Agreement was 
prepared in the two weeks



Bill Fitzpatrick, 408 Birch Place - Asked if the West Zone could be built on its own with 
conventional taxes. Mr. Powell said his projections are conservative. The residential vacancy rate
6.5%-7.5% percent is high. Most quality residential projects really got to stabilize at about 96%. 
The financials also mentioned that the growth rates are low. If you have a low vacancy rate, and 
somewhat high growth rates your IRR is going to be better than 7.2%. When reviewing the 
numbers, there is a very high land value that starts in the West Zone projections, $32mm and 
when you do the math on that it really looks like it's the value on a residential zoning after the 
zoning. It has more square footage, residential values about twice what office values are. Mr. 
Fitzpatrick does not believe that you can't build residential buildings on conventional taxes. Mr. 
Fitzpatrick also does not agree Morristown is a good comparison since Westfield is over two 
miles away from the Garden State Parkway and Morristown is closely located to major highways.

Bob McNamara, 603 Lawrence Avenue - Has a minor issue relative to parking. He looked at 
THA



direct employee or consultant. Lastly, he stated that questions do not get answered after public 



Alison Carey, 408 East Dudley Avenue - asked the Council why questions that have been asked 
by financial professionals in town have not been answered. Explained the questions are not trivial
or frivolous but thought-out questions by individuals who are analyzing data that has been 
provided. Herself and others met with Councilmembers at the Preview Center and have been 
waiting for answers to emails, requests and answers to questions posed. Members of the 
community have asked to see data and market research to back up the assumptions that are 
funding the PILOT. People are concerned about the assumptions being made for the PILOT 
numbers as she describes are overly optimistic. She thinks it is a preposterous assumption that 
employees in the office buildings are going to spend approximately $22-$30 a day, four days a 
week for an annual amount of $5mm-$8mm to be pumped into the downtown area and asks for 
the data behind those assumptions. Mrs. Carey is frustrated that there has not been any 
conversation of allocating funds directly to the operating costs of the schools. She feels there is a 
lack of disclosure, and it is disgraceful how the Council is voting on this without providing 
answers to the questions.

Susan Goodman, 322 Orenda Circle - stated she is representing the 70% of the town residents 
who do not like the One Westfield Place plan. She discussed a poll that was conducted by 
TapInto Westfield in place of a public question on a ballot. She explained to the Council she has 
been walking door to door to gauge the pulse of the residents on this plan. She stated that when 
she talks to residents, they say they do not want to sell the soul of the town to a corporate devil. 
They would like to have a town square and a tunnel redesigned for the railroad. She further stated
that residents would like to see more parking but do not understand why this plan will have less 
parking than the existing amount. She expressed that residents do not want a PILOT and do not 
understand why a corporation is being given a tax break while residents must pay conventional 
taxes. Mrs. Goodman spoke about the residents view on Charles Street is now going to be a five-
eight story building. She told the Council to not minimize the concerns of residents who live in 
the area of where this plan is proposed. She shares the same concerns as other residents with 
relation to empty retail spaces, increased need of services, and the traffic. Mrs. Goodman voiced 
her descent on the project and commented that there are increases in the amount of opposition 
lawn signs and signatures on a petition to pause and scale back the project. Mrs. Goodman will 
continue to go door-to-door as the project progresses. She stated there will be problems and 
hiccups with this project and the residents are going to rally up because they are not stopping, and
the residents will speak for themselves when it comes to an election.

Michael Armento, 30 Sandra Circle - Thanked Councilman LoGrippo for voicing his opinion on 
the project and attempts to pause. His fellow concerned citizens have brought forth issues with 
the financials, traffic studies, and feasibility of renting office space. He speaks to what this 
project does to the charm and character of Westfield. He discussed the results from a survey the 
Council commissioned, and the results indicate that people do not want to lose the charm of the 
town. He feels the project not only changes the charm but demolishes it while sitting in the 
increased traffic and looking for a parking spot while not being able to see the trees or church 
steeples because of the machinery on the proposed buildings. He continued to speak about the 
large buildings and how Westfield will be a traffic disaster, making it no longer a quaint town 
and comes with a risk if the PILOT program fails. He discussed a redevelopment project that was
paused in Summit last summer as input was collected from concerned citizens. He mentioned that
Summit used Nassau Capital Advisors and then changed financial advisors after the plan was put 
on pause and feels this is not good optics that Summit disassociated from Nassau Capital. He 
questioned if the Town did their due diligence in hiring the best. He further commented there 
were numerous misstatements in Summit made by Topology. He stated the Town Council



agenda. Mr. Armento voiced there are many concerned residents and a pause would have been a 
good faith opportunity to bring people together to have the potential of a great redevelopment 
project, but the Mayor and Council choose not to. He stated the citizens that are against this are 
strong and resilient and will continue. He stated recalling elected officials is an appropriate 
recourse when leaders fail citizens and further stated it is a strong and viable option that many 
people are advocating for. Mr. Armento concluded his comments by stating Mayor Brindle may 



committed to since elected in 2017. Mayor Brindle also discussed that many of the developments 
Mrs. Murphy mentioned Williams Nursery and Westfield Crossings are due to affordable 
housing obligations from previous administrations.

Mayor Brindle also reiterated to Mrs. Carey that the financial information is publicly available 
and there is a third party validating the numbers regarding employee spending and mentioned 
employee spending is unrelated to the financial success of the project. That figure is not 
calculated from the PILOT and irrelevant to the financial success.

Lastly, Mayor Brindle addressed comments made by Mr. Armento, and stated they have a 
different understanding of the charm of the town, and she thinks this project enables the town to 
work on preserving that charm and character of the town. Mayor Brindle does not think that 
building along the rail line on flat surface parking lots is any indication of losing character of the 
town if anything she feels it preserves the town



The following resolutions, introduced by Councilwoman Habgood, seconded by Councilwoman 
Mackey, were unanimously adopted.

Resolution No. 65
WHEREAS, the Westfield Recreation Department



WHEREAS, all fees for these applications have been submitted and paid; and

NOW, THEREFORE, BE IT RESOLVED, that the Chief Financial Officer is authorized to draw
a check for the overpayment (refund) of monies as follows:

App # Name Address G/L
Refund 
Balance

ZBA 22-034 Greg & Hillary Irwin 251 Dudley Ave. E $100

Return to: Westfield NJ 07090

Resolution No. 68
WHEREAS, the following applicant has posted an overpayment in monies to cover application 
fees in connection with Board of Adjustment application on said property; and,

WHEREAS, all fees for this application have been submitted and paid; and,

NOW, THEREFORE, BE IT RESOLVED, that the Chief Financial Officer is authorized to draw 
a check for the overpayment of the fees as follows:

App # Name Address G/L
Refund 
Balance

ZBA 22-044 Elshiekh Enterprises 612 Downer Street $500

Return to: Elshiekh Enterprises 12 Via Vitale Kenilworth 07033

The following resolution, introduced by Councilwoman Habgood, seconded by Councilman Katz
was adopted by the following roll call vote:

Resolution No. 63
WHEREAS, the Local Redevelopment and Housing Law, N.J.A.C. 40A:12A-1, et seq., as 
amended and supplemented (the 



collectively with the 7 Parking Lot Parcels, the 



by adoption in accordance with the Redevelopment Law;

WHEREAS, the Planning Board commissioned a preliminary investigation study by Topology
to determine whether the L&T Parcels may be designated as a 



WHEREAS, the Governing Body determined that utilizing the redevelopment powers granted to
municipalities under the Redevelopment Law by adopting a redevelopment plan for the
properties comprising the L&T Parcels, the Train Station Parcels, and, for the limited purposes
described in that Redevelopment Plan and in the Redevelopment Agreement, the Overlay Parcels
(the 



a. The 



funding and attract capital partners), experience, expertise, project concept descriptions, and its
longstanding interest and commitment in the Town and greater community by its ownership of
the L&T Parcels, to design and construct the Project in accordance with the Redevelopment Plan
and the Redevelopment Agreement;

WHEREAS, the Governing Body has determined that the Project (valued at approximately
$440,831,283) is of substantial benefit to the Town and will best effectuate the redevelopment and
improvement of the Redevelopment Area, will offset the loss of jobs and economic value to the
Town resulting from the closure of the Lord & Taylor Department Store, will achieve the goals and
objectives set forth in the Redevelopment Plan, will integrate the areas north and south of the
Westfield Train Station, will invigorate the downtown business community, will provide for the
design, construction, funding, and implementation of substantial Public Improvements, and will
provide significant revenue to the Town;

WHEREAS, in order to implement the development, financing, construction, operation, and
management of the Project, the Governing Body has determined it to be in the best interests of
the Town to enter into the Redevelopment Agreement substantially in the form attached hereto as
Exhibit    A (the 



4. The Town hereby approves and consents to the execution of the Public
Improvements Construction Agreement, substantially in the form annexed to this Resolution as
Exhibit   B, subject to minor, non-substantive revisions as deemed necessary by the Town



I



The following resolution, introduced by Councilwoman Habgood, seconded by Councilman 
Dardia was adopted by the following roll call vote:

Resolution No. 64
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., as 
amended and supplemented (the 



WHEREAS, on June 30, 2020, following the preliminary investigation conducted by the
Planning Board, including the public hearing, the Town Council adopted Resolution No. 145-
2020 designating the Original Study Parcels as a non-condemnation area in need of
redevelopment in accordance with the Redevelopment Law (the 



pursuant to the Redevelopment Agreement), SWD Westfield VII Urban Renewal LLC - a
portion of Block 3101, Lot 5 (as to be subdivided pursuant to the Redevelopment Agreement),
and SWD Westfield VIII Urban Renewal LLC - a portion of Block 3101, Lot 5 (as to be
subdivided pursuant to the Redevelopment Agreement) on the official tax maps of the Town
(collectively, the 



two hundred five (205) residential rental housing units (consisting of 172 market rate and 33
affordable units), approximately three hundred ten thousand (310,000) gross square feet of office
space, approximately twenty five thousand four hundred (25,400) gross square feet of amenity
space, approximately twenty seven thousand four hundred ten (27,410) gross square feet of
commercial uses (including restaurant(s)), and approximately one thousand one hundred forty
four (1,144) private parking spaces to be developed in a phased manner; together with significant
public improvements, including but not limited to traffic circulation and mobility improvements,
streetscape and roadway improvements, the creation of new public parking and improvement of
existing public parking, new public and civic space, among other public improvements as
described more fully in the Redevelopment Agreement (collectively, the 



WHEREAS, Block 3103, Lot 7 on the official tax maps of the Town constitutes the North Zone
(the 



proposed forms of each financial agreement to be entered into with each Entity, together with her
recommendation for approval.

NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN
OF WESTFIELD, IN THE COUNTY OF UNION, NEW JERSEY, as follows:

Section 1. The aforementioned recitals are incorporated herein as though fully set
forth at length.

Section 2. The Application, in accordance with the Mayor



2-01-150-109 (S&W) 1,000
2-01-150-201 (O/E) 2,200

Public Buildings & Grounds
2-01-185-214 (O/E) 1,000

____________    ____________
$8,700 $8,700

Yeas: Habgood Nays: Absent: Contract
               Parmelee

          LoGrippo
          Katz
          Mackey

                      Dardia
                      Root

          Mayor Brindle

The following resolution, introduced by Councilwoman Habgood, seconded by Councilwoman 
Mackey was adopted by the following roll call vote:

Resolution No. 69
WHEREAS, a condition has arisen with respect to either funds being needed for salaries and 
wages and/or contracts, commitments or payments being due to various vendors prior to the 
adoption of the 2023 Budget, and no provision was made in the 2023 Temporary Budget for the 
aforesaid purposes, and

WHEREAS, N.J.S.A. 40A:4-20 provides for creation of an emergency temporary appropriation 
for said purpose, and

WHEREAS, the total emergency temporary resolutions adopted in the year 2023 pursuant to the 
provisions of N.J.S.A. 40:4-20 (Chapter 96, P.L. 1951, as amended) including this resolution 
total $481,500 for the Current Fund and $0.00 for the Swimming Pool Utility Fund,

NOW, THERFORE, BE IT RESOLVED that in accordance with N.J.S.A. 40A:4-20:

1. The emergency temporary appropriations listed below will be provided for in the 
2023 Budget under the titles shown and for the amounts given as follows:

Current Fund
Salaries & Wages Other Expenses

Administrative & Executive 6,000
Town Clerk 10,000



TV 36
Collection of Taxes 4,000
Assessment of Taxes 2,000
Financial Administration
Legal Services & Costs 98,000
Municipal Court 3,000
Municipal Prosecutor
Engineering Services
Public Works 50,000
Public Buildings & Grounds
Fire Department
Fire Official 2,000
Fire Hydrant Service
Parking Administration
Police Department 200,000
Crossing Guards
Emergency Management
Inspection of Buildings
Planning Board
Telephone
Electricity 16,000
Street Lighting 40,000
Water
Gasoline
Heating Gas

20,000
5,000

Board of Health 5,000
Board of Health (Contractual)
Recreation 500
Celebration of Public Events
Maintenance of Free Public Library
Animal Control
Board of Adjustment
Group Insurance
Other Insurance 20,000
Social Security System (OASI)
Debt Service 



Swimming Pool Operations
Public Employees Retirement System (PERS)
Social Security (OASI)
Subtotal - -

In the total amount of $-

Yeas: Habgood Nays: Absent: Contract
               Parmelee

          LoGrippo
          Katz
          Mackey

                      Dardia
                      Root

          Mayor Brindle
The following resolution, introduced by Councilwoman Habgood, seconded by Councilwoman 
Mackey was adopted by the following roll call vote:

Resolution No. 71
WHEREAS, N.J.S.A. 40A:4-19 provides that where any contract, commitment or payments are 
to be made prior to the final adoption of the 2023 Capital Budget, temporary appropriations 
should be made for the purpose and amounts required in the manner and time therein provided, 
and 

NOW THEREFORE BE IT RESOLVED that the attached 2023 Temporary Capital Budget for 
the Town of Westfield, is hereby adopted.

Yeas: Habgood Nays: Absent: Contract
               Parmelee

          LoGrippo
          Katz
          Mackey

                      Dardia
                      Root

          Mayor Brindle

General Ordinance No. 2023-07
Regarding the following ordinance, Councilwoman Habgood made the following announcement:
I hereby move that an ordinance entitled, 



URBAN RENEWAL LLC, SWD WESTFIELD V URBAN RENEWAL LLC, SWD 
WESTFIELD VI URBAN RENEWAL LLC, SWD WESTFIELD VII URBAN RENEWAL 
LLC AND SWD WESTFIELD VIII URBAN RENEWAL LLC, PURSUANT TO THE LONG 
TERM TAX EXEMPTION LAW AND THE REDEVELOPMENT AREA BOND FINANCING
LAW



WESTFIELD V URBAN RENEWAL LLC, SWD WESTFIELD VI URBAN RENEWAL LLC, 
SWD WESTFIELD VII URBAN RENEWAL LLC AND SWD WESTFIELD VIII URBAN 
RENEWAL LLC, AND FURTHER AUTHORIZING CERTAIN OTHER ACTIONS IN 
CONNECTION THEREWITH



When you talk to people across the State of New Jersey and ask them what their vision is of 
Westfield, they think of a suburban town. I am voting against the Mayor



Public Safety, Transportation and Parking Committee
The following resolution, introduced by Councilwoman Root and seconded by Councilwoman 
Mackey, was unanimously adopted.

Resolution No. 72
WHEREAS, the United States Congress authorized the Defense Logistics Agency (DLA) Law
Enforcement Support Office (LESO), 1033 Program to make use of excess Department of
Defense personal property by making that personal property available to municipal, county and
state law enforcement agencies (



The motion was seconded by Councilman Dardia.

General Ordinance No. 2023-09 was approved by the following vote of all present upon roll call 
as follows:

Yeas: Habgood Nays: Absent: Contract
               Parmelee

          LoGrippo
          Katz
          Mackey

                      Dardia
                      Root

          Mayor Brindle

Heretofore introduced, General Ordinance No. 2023-09 does now pass on first reading, and that 
said ordinance be further considered for final passage at a meeting to be held on the 14th day of 
March at 8:00 o'clock, p.m., or as soon thereafter as the matter can be reached, in the Council 
Chambers, 425 East Broad Street, Westfield, New Jersey, and that at such time and place or any 
time and place to which such meeting shall from time to time be adjourned, all persons interested
be given the opportunity to be heard concerning said ordinance, and that the Town Clerk is 
hereby authorized and directed to publish said ordinance according to law with a notice of its 
introduction and passage on first reading and of the time and place when and where said 
ordinance will be further considered for final passage.

Public Works Committee
The following resolution, introduced by Councilman Katz and seconded by Councilman Dardia, 
was unanimously adopted.

Resolution No. 73
WHEREAS, the Town Council of the Town of Westfield, County of Union, State of New Jersey
(the 



WHEREAS, the Town desires to authorize the award of the contract to Nature


	returnFill



